Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/CMS

	Application No: 
	3/2013/0376/P

	Development Proposed:
	Extension of dwelling at ground floor level, removal of felted low pitched (15o) and felted flat roof and construction of 35o slated pitched roof structures incorporating storage and additional living accommodation, insertion of roof lights, building up existing chimney stack to above the proposed new pitched roof level and insertion of solar panels to the south east elevation roof pitch at Cibola, Pendleton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Ribble Valley Borough Council Engineers – Recommend the use of a condition in relation to contaminated land.

Environment Directorate (County Surveyor) - No objections. No observations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DMH5 – Residential and Curtilage Extensions. 



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Planning permission is sought for the development outlined above. The development site is a large detached bungalow.  The development site is located within the Forest of Bowland AONB.  The existing dwelling is set some 15m back from Main Street, Pendleton.

The works proposed consist of a 3.9m x 2.8m extension at ground floor level, the lifting of the roof and associated alterations to window and door openings and the installation of an array of solar PV panels to the rear roof elevation.

The proposed extension is to be sited to the eastern end of the front elevation of the dwelling.  However due to the existing layout of the dwelling the extension would not increase the footprint of the dwelling beyond the extent of the current footprint.  The extension would act to round off the existing footprint of the dwelling.

The major visible alteration to the dwelling will be the works proposed to the roof.  The proposals will see the existing shallow 15o roof replaced with a more traditional 35o roof finished in natural slates.  This will result in the ridge height of the dwelling being lifted from 4.2m to 5.9m.  Whilst the proposed roof lift is significant I do not feel the resulting roof structure would be out of keeping for a dwelling on this nature.  In addition to this I do not believe the proposed roof would significantly alter the character or setting of the street scene in the immediate locality.  This is because the existing dwelling is set back from the highway within its own plot.  The immediate area is characterised by large dwellings set within generous plots.

Other works proposed consist of alterations/formation of new window openings, one of which is to be sited in the gable end of the dwelling adjacent to the neighbouring property at first floor.  A Juliette balcony is also proposed to the rear elevation, in addition to which an array of Solar PV panels are also proposed to the rear elevation of the roof slope.

In determining this application due consideration has to be given to the impact the development will have upon the character and setting of the existing dwelling in the wider AONB.  The impact, if any, development will have upon the residential amenity of area must also be considered.

With regard to the character and setting of the original dwelling and the wider AONB.  The nature of the works proposed will alter the character and appearance of the dwelling.  However I do not believe this change would be harmful.  The immediate area is characterised by large dwellings sited on generous plots.  Therefore the proposed alterations would not appear over dominant or incongruous.  In addition to this the dwelling is set back from the highway and does not form a prominent feature within the street scene.  As such the development would not significantly harm the character and setting of the street scene or that of the AONB.

With regard to the residential amenity of the area, the proposed development would not give rise to situations that would be detrimental to the residential amenity of the area.  Two potential features of the proposals that may have presented issues are the Juliette balcony to the rear elevation and the provision of a first floor window in the north-east gable end elevation.

With regard to the proposed Juliette balcony.  This is to be located to the rear of the dwelling facing onto open land and therefore I am satisfied that this would not give rise to situations of direct overlooking.

With regard to the first floor window proposed in the north-east gable end of the dwelling.  This would oppose a blank gable and detached garage of the neighbouring property.  The proposed window is to be located 1.4m above floor level, and be a rectangular letterbox type opening.  These features are to ensure that the proposed opening would not be detrimental to the residential amenity of the area.  A separation gap in excess of 12m would be maintained between the two dwellings.

The applicants have submitted a bat survey as part of this application.  This has found no evidence of bats at the development site.  However no bat survey can be 100% accurate or conclusive, this is by virtue of the nature of bats.  Therefore I propose to recommend an appropriate condition that will afford any bats found during construction the appropriate level of protection.

The Council Engineering Section has requested the use of a condition in relation to contaminated land.  However I feel such a condition would be onerous upon the applicant.  The proposed extension to the existing dwelling only amounts to 6m2, in a small infill within the existing footprint.  The level of new groundworks and extension of the foundations will be limited.

Having considered the submitted details I see no material objections for the granting of this planning permission.  I therefore recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 13 MAY 2013














